
Date of Meeting: 20/02/20 

 

APPLICATION NO: 18/2269/FUL 

 

DATE OF APPLICATION: 3 December 2018 

 

STATUTORY START DATE: 3 December 2018 

 

SITE LOCATION 

Land Adjacent Haven Court,Glenhaven Avenue,Borehamwood,Hertfordshire,WD6 

1BB 

 

DEVELOPMENT 

Demolition of existing buildings and erection of part 5 storey, part single storey 

building to provide 27 units comprising; 9 x 1-bedroom flats, 13 x 2-bedroom flats, 3 

x 2-bedroom duplexes and 2 x 3-bedroom flats. Provision of 25 car parking spaces 

and 36 cycle spaces. Provision of refuse and recycling storage. Upgrading of 

existing unmade road. (AMENDED PLANS RECEIVED) 

 

 

 

AGENT  APPLICANT 

 

Mr Joe Henry 

163 Church Hill Road 

Barnet 

EN4 8PQ 

Industrial Dwelling Society 

C/o Agent 

 

     

WARD: Borehamwood Brookmeadow  

GREEN BELT: No 

CONSERVATION AREA: No 

LISTED BUILDING : No 

TREE PRES. ORDER:  No 

 

REASONS FOR COMMITTEE CONSIDERATION 

 

The proposal involves the construction of five or more dwellings.  

 

1.0  SUMMARY OF RECOMMENDATION 

 

1.1 That planning permission be DELEGATED TO THE HEAD OF PLANNING 

OR DEVELOPMENT TEAM MANAGER WITH A VIEW TO GRANT subject 

to a S.106 agreement by 6th April, or a later date to be agreed in writing, 

for the following Heads of Terms: 



 

- 19% affordable rented units (5 units) 

 

1.2  Should the agreement or unilateral undertaking under Section 106 not be 
completed and signed within this timescale it is recommended that the Head 
of Planning and Economic Development be given delegated powers to refuse 
the planning application, for the reason set out below: 

 
1.3  The application fails to provide an affordable housing contribution as required 

by paragraph 64 of the NPPF (2019) and Policy CS4 of the Core Strategy 
(2013). 

 
2.0  APPLICATION SITE AND SURROUNDINGS 

 

2.1   The application site is located to the north end of Glenhaven Avenue. The site 

is currently occupied by five small businesses, including a car repair garage, a 

marble/granite workshop and an engineering works. The buildings on the site 

comprise three single storey structures and one two storey unit, all of 

relatively dilapidated build.  

 

2.2  The remainder of Glenhaven Avenue is characterised by a mix of flats and 

terrace houses to the south, and industrial uses to the north. Four locally 

listed buildings sit within close proximity to the site: the telephone exchange 

building, 1 Shenley Road (Sainsburys Local), and 4 and 2 Theobald Street. 

The site falls immediately adjacent to Borehamwood Shopping Park and High 

Street; and is a 3 minute walk to Elstree and Borehamwood Station. 

 

3.0  THE PROPOSAL 

 

3.1 The application seeks permission to demolish the existing buildings on site 

and construct an apartment block of up to five storeys in height comprising of 

27 units.    

 

4.0  RELEVANT PLANNING HISTORY: 

 

Reference 

number 

Description Date and 

outcome 

15/1098/REM Application for approval of reserved 

matters relating to access, appearance, 

landscaping, layout and scale following 

approval of outline consent reference 

TP/10/0758 for Demolition of existing 

buildings and construction of three storey 

building to provide 17 flats (1 + 2 bed) with 

associated parking and landscaping. 

28 September 

2015 

Grant Permission 



Reference 

number 

Description Date and 

outcome 

TP/10/0758 Demolition of existing buildings and 

construction of three storey building to 

provide 17 flats (1 + 2 bed) with associated 

parking and landscaping (Outline 

Application). 

3 July 2012 

Permission 

subject to/linked 

to Sect 106 

 

5.0 CONSULTATION & RESPONSES 

 

5.1  Notices  

 Site Notice (Generic) 30th December 2018  Expiry Date: 20th January 2019 

 Borehamwood Times 3rd January 2019  Expiry Date: 24th January 2019 

 

5.2  Summary of consultation responses  

  

The following table sets out the responses that were received from 

consultees. Short responses are given verbatim, longer responses are 

summarised, but full text is published on the Council’s website. 

 

 Consulted: 

Consultee Date Consulted 

Policy & Transport - Majors Only ( LW) 7 December 2018 

Policy & Transport - Majors Only ( LW) 7 December 2018 

Elstree & Borehamwood Residents Association 7 December 2018 

Heathrow Airport 7 December 2018 

Met Office 7 December 2018 

Elstree & Borehamwood Town Council 7 December 2018 

CPZ - Parking Operations 7 December 2018 

Elstree Aerodrome 7 December 2018 

Hertsmere Chamber Of Trade 7 December 2018 

Place Services - Essex County Council - Conservation 

Advice 

24 January 2020 

Building Control 7 December 2018 

Senior Traffic Engineer 7 December 2018 

Drainage Services 7 December 2018 

Environmental Health & Licensing 7 December 2018 

Waste Management Services 7 December 2018 

Tree Officer 7 December 2018 

Highways 7 December 2018 

Hertfordshire Fire & Rescue Service 7 December 2018 

EDF Energy Networks 7 December 2018 

Cadent Gas Limited  (Prev National Grid Company 7 December 2018 



Consultee Date Consulted 

Plc ) 

Thames Water Development Planning 7 December 2018 

Affinity Water Limited 7 December 2018 

The Hertfordshire Environmental Records Centre 7 December 2018 

HCC Spatial Planning And Economy Unit 7 December 2018 

Parks & Cemeteries - Waste & Street Scene 7 December 2018 

Herts & Middlesex Wildlife Trust 7 December 2018 

Hertfordshire Ecology 7 December 2018 

Housing 7 December 2018 

NHS England 7 December 2018 

NHS England (CCG) 7 December 2018 

Health & Community Services Management Board 

(HCC) 

7 December 2018 

Senior Flood Risk And SuDS Officer 7 December 2018 

Highways England 7 December 2018 

CIL 7 December 2018 

Policy & Transport - Majors Only 7 December 2018 

Transport For London 7 December 2018 

 

 Responses: 

Consultee Comment 

Heathrow Airport We have now assessed the above 

application against safeguarding criteria 

and can confirm that we have no 

safeguarding objections to the proposed 

development. 

Elstree & Borehamwood Town Council At its meeting on 15 January 2019 the 

Environment and Planning Committee 

commented that the application was 

comprised of an insufficient number of 

family sized dwellings (family sized 

dwellings (3 to 4 bedroom) were needed 

in the Community in line with Hertsmere 

Borough and that the bicycle parking 

provision was unnecessarily excessive 

and unrealistic. 

Place Services - Design Advice Area has great potential for regeneration 

and the site will act as a catalyst for this. 

A similar high-quality scheme, with 

similar design cues and style has 

recently been approved on land 

adjacent to Wellington public house and 



Consultee Comment 

both will contribute cohesively to a 

positive change in the town centre.  

 

The proposal has been through an 

extensive design process at pre-

application. 

 

The light grey brick and light brown roof 

will be highly complementary, ensuring 

a contemporary aesthetic whilst 

appearing soft on the ground and first 

floor, in line with the adjacent Haven 

Court, before becoming harder and 

more industrial on the upper floors. I 

welcome this approach and through the 

use of just two dominant facing 

materials which are complemented in 

the fixtures and fittings such as 

balustrading, doors, windows and 

rainwater goods, consider it creates a 

strong architectural style which is 

sympathetic to its surroundings. 

 

The roof form reflects a contemporary 

design, taking inspiration from the 

Borehamwood Studio’s roof style whilst 

using a standing seam metal roof 

material which references the industrial 

nature of the sites history. The choice to 

alternate solid and void balcony space 

within the gables is inspired, as this 

helps to provide interest and relief to the 

elevation. 

 

It is important to consider that this 

development should act as a positive 

precedent and enabler of wider 

regeneration in the centre, and therefore 

I have no issue with the 5- storey height 

given the high-quality nature of the 

proposals, strong and appropriate 

material palette and the lack of buildings 



Consultee Comment 

of architectural merit in the immediate 

environs which would be impacted 

negatively by the proposals. 

 

The proposed height should also be 

taken as a positive in its contribution to 

Borehamwood’s overall skyline, with the 

steep pitched gables, offering a 

distinctive break from the generally flat 

and hipped roofs that make up much of 

the surrounding area, being visible over 

rooftops in medium range views. It is 

also considered that the ‘bulk’ of the fifth 

floor will largely be concealed and only 

noticeable through the pitched gables 

due to the set back ‘link’ between the 

gables where most of the 

accommodation is contained. 

 

I therefore have no objections to the 

scheme on design grounds and fully 

support this proposal. 

Environmental Health & Licensing Environmental Health has reviewed the 

Desk Study Report by GEA dated May 

2018 Ref:J18067 and would advise the 

planning department to place a 

contaminated land condition on this 

application, if approved. The desk top 

study has identified a moderate risk 

from land contamination upon the 

proposed development. There should be 

a separate condition for the submission 

of the validation report to ensure that the 

remedial measures, if required, are 

implemented on the site. 

Waste Management Services Waste Comments 

With regard to surface water drainage, 

Thames Water would advise that if the 

developer follows the sequential 

approach to the disposal of surface 

water we would have no objection. 

Where the developer proposes to 



Consultee Comment 

discharge to a public sewer, prior 

approval from Thames Water Developer 

Services will be required. Should you 

require further information please refer 

to our website. 

https://developers.thameswater.co.uk/D

eveloping-a-large-site/Apply-and-pay-

for-services/Wastewaterservices  

 

The proposed development is located 

within 15m of a strategic sewer. Thames 

Water request that a condition be 

attached to the permission.  

 

We would expect the developer to 

demonstrate what measures he will 

undertake to minimise groundwater 

discharges into the public sewer. 

Groundwater discharges typically result 

from construction site dewatering, deep 

excavations, basement infiltration, 

borehole installation, testing and site 

remediation. Any discharge made 

without a permit is deemed illegal and 

may result in prosecution under the 

provisions of the Water Industry Act 

1991. Should the Local Planning 

Authority be minded to approve the 

planning application, Thames Water 

would like an informative attached to the 

planning permission. 

 

Thames Water would advise that with 

regard to waste water network and 

waste water process infrastructure 

capacity, we would not have any 

objection to the above planning 

application, based on the information 

provided 

Tree Officer The proposal involves the removal of 

the only major arboricultural feature on 

site. However the tree is of low amenity 

https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewaterservices
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewaterservices
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewaterservices


Consultee Comment 

value and does not contribute greatly to 

the area. It is not covered by a TPO nor 

is the site within a conservation area. 

While any loss of trees is undesirable, in 

this case the tree in question does not 

warrant retention or protection. The 

absence of substantial garden areas 

on the proposed plans gives little scope 

for any replanting or landscape 

improvements. 

Highways The proposed site layout identifies a car 

parking provision of 25 spaces for the 

27 dwellings indicating that a number of 

properties will be without an on-site 

parking space. It is possible that this 

level of parking provision could result in 

additional demand for on-street parking 

in the local area. However, as a 

consequence of the parking restrictions 

close to the site, this demand is not 

expected to have an adverse impact on 

the safe movement of traffic in the 

vicinity of the site. An area for the 

parking of 36 cycles is also identified on 

the site layout.  

 

Interrogation of the TRICS database has 

been carried out to present a 

comparison of vehicular trips associated 

with the existing and proposed uses of 

the site. This comparison has concluded 

that there is predicted to be an overall 

reduction in the peak hour trip 

generation to and from the site 

associated with the proposed 

development. The Highway Authority 

considers that the vehicular trip 

numbers reported in the Transport 

Statement are a reasonable estimate of 

the future traffic impact of the 

development. 

 



Consultee Comment 

The completed development is not 

expected to result in a significant impact 

on the safety and operation of the 

adjacent highway network. The site is 

considered to be well located in terms of 

sustainable travel options but the 

Highway Authority considers that the 

development should contribute funding 

towards sustainable travel infrastructure 

between the site and the local train and 

bus interchange. 

Hertfordshire Fire & Rescue Service No Comment 

HCC Spatial Planning And Economy 

Unit 

The county council as Waste Planning 

Authority would be happy to assess any 

SWMP that is submitted as part of this 

development either at this stage or as a 

requirement by condition, and provide 

comment to the Borough Council. 

Hertfordshire Ecology I am not aware of any habitat or species 

interest at the site, which is previously 

developed land with five small business 

units (mostly single storey, 1 two storey 

building) and hardstanding. 

 

Due to the nature and scale of the 

proposals, I have no reason to request 

any ecological surveys in this instance. 

Notwithstanding, nesting birds and 

roosting bats could be vulnerable to 

demolition and construction activities but 

given the lack of records nearby and the 

structure of the buildings, the probability 

of them being present at this site is low. 

Both are protected and in order to 

reduce the likelihood of harm arising 

and of an offence being committed, I 

recommend a precautionary approach is 

adopted and the following Informatives 

added to any permission granted. 

Senior Flood Risk And SuDS Officer Following a review of the SuDS Strategy 

Report prepared by Graphic Structures 

Ltd, revision 4, dated October 2018, we 



Consultee Comment 

can confirm that we Hertfordshire 

County Council as the Lead Local Flood 

Authority are now in a position to 

approve the proposed development on 

flood risk grounds. 

The drainage strategy is based upon 

underground storage and discharge into 

Thames Water surface water sewer. We 

note surface water calculations have 

been provided and ensure that the 

drainage strategy caters for all rainfall 

events up to and including 1 in 100 plus 

40% for climate change with 3.8 l/s 

discharge to surface water sewer. 

We therefore recommend two conditions 

to the LPA should planning permission 

be granted. 

Highways England No Objection 

Transport For London No Comment 

Housing The percentage of affordable housing is 

above the requirements set out in the 

Affordable Housing 

Supplementary Planning Document 

(SPD). 

 

The Council's Housing team would 

support this application, subject to 

satisfactory S106 agreement, 

nominations agreement etc. The Council 

would require nomination rights for 35% 

of the housing. 

Environmental Health & Licensing The development is to be undertaken in 

accordance with the recommendations 

in section 8.3 of the noise report 

undertaken by Sandy Brown Associates 

LLP reference 19034-R01-A, dated 21 

February 2019. 

Drainage Services Please apply planning condition CG01, 

standard drainage condition, to this 

application. The proposals outlined 

within Graphic Structures "SuDS 

Strategy Report" Version 4 dated 



Consultee Comment 

October 2018 would satisfy the 

requirements of CG01 standard 

drainage condition. 

 

5.3  Neighbour responses  

 

In Support Against Comments Neighbours 

Notified 

Contributors 

Received 

0 8 1 97 10 

 

- Local business generated noise, with unrestricted working hours. 

Concern that future residents will complain about the noise 

generated by local businesses.  

- Not enough parking spaces. 

- Insufficient turning space on Glenhaven Avenue.  

- Five storey height is out of proportion with the surrounding area. 

- Lack of external amenity space to serve the development.  

- Development would cause overlooking and noise into adjacent flats 

at Haven Court. 

- Poor quality landscaping treatment proposed. 

 

Officer Response 

 

Noise - Local industrial businesses adjacent to the site do not currently operate 24/7. 

Environmental Health have no log of any noise complaints from existing residents 

against the operation of these businesses. Furthermore, a noise assessment and 

mitigation measure of mechanical ventilation for the proposed units has been 

outlined. The noise and pollution team within the Environmental Health department 

were consulted on this information and have raised no concerns. It is also important 

to note that future residents would be unable to place restrictions on the operation of 

existing businesses as they knew the Environmental context when they purchased 

the property.  

 

Parking – The Council has recently declared a climate change emergency, with 

increased emphasis on sustainable measures moving forward. The parking provision 

proposed complies with parking standards if a flexibility of 50% of the parking 

requirement is applied within zone 3. To justify this flexibility, the application site falls 

within one of the most accessible locations in the Borough and therefore there 

should not be a heavy reliance on private motor vehicles.  

 

Turning space - The access and road layout is to remain as existing, which both 

existing residents and businesses operate currently. Both Hertsmere Refuse and 



Hertfordshire County Council Highways were consulted on the planning application 

and raised no objection; the turning space within the application site itself is 

considered sufficient.  

 

Five Storey Height - Although, the height of the proposal is taller than the existing 

vernacular, Place Service Urban Design advice was engaged at early stages of the 

application. Place Services raised no objection to the height and design of the 

proposed development, considering the development as a high quality scheme 

which would act as a catalyst for the regeneration of the area. 

Lack of external amenity space - The proposal seeks permission for smaller scale 

units which would accommodate young professionals and young families who would 

have less of a need for large areas of external amenity space. Furthermore, public 

areas of open space are available within close proximity to the site which can assist 

in off-setting this shortfall.  

 

Overlooking and noise disturbance to Haven Court - This is in reference to the roof 

terrace which was immediately adjacent to flats within Haven Court. The scheme has 

subsequently been amended to omit this element and lower the height of 

development at this boundary. 

 

Poor quality landscaping treatment proposed - Landscaping details and maintenance 

plan would be requested by way of condition to ensure that boundary treatment and 

landscaping is of high quality.  

 

6.0 PLANNING POLICY CONTEXT  

 

National Policy/Guidance  

 

National Planning Policy Framework 2019 

National Planning Policy Guidance 

 

The Development Plan  

Adopted Hertsmere Local Plan: 

Development Plan Document Core Strategy 2013 

 

SP1 - Creating sustainable development 

SP2 - Presumption in Favour of Sustainable Development 

CS01 - The Supply of New Homes 

CS02 - The Location of New Homes 

CS04 - Affordable Housing 

CS07 - Housing Mix 

CS12 - The Enhancement of the Natural Environment 

CS14 - Protection or Enhancement of Historic Heritage Assets 

CS16 - Environmental Impact of New Development 



CS17 - Energy and C02 Reductions 

CS21 - Standard Charges and Other Planning Obligations 

CS22 - Securing a High Quality and Accessible Environment 

CS24 - Development and Accessibility to Services and Employment 

CS25 - Accessibility and Parking 

CS26 - Promoting Alternatives to the Car 

 

Site Allocations and Development Management Policies Plan 2016 

 

 SADM1 – Housing Allocations 

 SADM3 – Residential Developments 

SADM10 - Biodiversity and Habitats 

SADM11 - Landscape Character 

SADM12 - Trees, Landscaping and Development 

SADM13 - The Water Environment 

SADM14 - Flood Risk 

SADM15 - Sustainable Drainage Systems 

SADM19 – Waste Storage in New Development 

SADM20 – Environmental Pollution and Development 

SADM29 – Heritage Assets 

SADM30 - Design Principles 

SADM38- The Road Hierarchy 

SADM39- Transport Development Areas 

SADM40 - Highway and Access Criteria for New Development 

SADM42 – Town and District Centers 

 

Supplementary Planning Guidance / Documents  

 

Part D: Guidelines for High Quality Sustainable Development 2013 

Parking Standards SPD 2014 

Biodiversity, Trees and Landscaping SPD – Parts B and C 2010  

Parking Standards SPD 2014  

Affordable Housing SPD 2015 

 

7.0  ASSESSMENT AND REASONED JUSTIFICATION 

 

Key Considerations 

 

Principle of Development 

Character and Appearance 

Residential Amenity 

Parking Provision and Highway Safety 

Dwelling Mix 

Planning Obligations and Legal Agreement  



Trees and Landscaping 

Flood Risk and Drainage 

Sustainability 

Other Matters 

Planning Balance 

 

Principles of Development 

 

7.1 The application site is a windfall site located within the residential town of 

Borehamwood. As such, the infrastructure in the immediate area has been 

developed to provide good transport links for existing residents. There are also 

services and facilities available within close proximity of the site.  

 

7.2 Core Strategy (2013) Policy SP1 states that new development will be required to 

prioritise the efficient use of brownfield land. Borehamwood will be the focus for 

new development but all existing built up areas within urban settlements will be 

expected to accommodate opportunities which arise for meeting local housing 

needs. Policy CS2 of the Core Strategy (2013) also seeks for up to 60% of new 

homes to be located in Borehamwood. This policy also states that windfall 

developments will be supported on appropriate sites in all towns. Similarly, 

Policy SADM3 of the Site Allocations and Development Management Policies 

(2016) outlines that the redevelopment of sites for residential use will be 

permitted in existing urban areas. 

 

7.3 Furthermore, the Planning Framework encourages the provision of more housing 

within towns and other specified settlements and the effective use of land by 

reusing land that has been previously developed. Paragraph 123 of the 

Framework highlights that it is especially important that planning decisions avoid 

homes being built at low densities, and ensure that developments make optimal 

use of the potential of each site. 

 

7.4 Policy CS1 of the Core Strategy (2013) requires the provision for at least 3,990 

new homes in the Borough between 2012 and 2027, with a rate of a minimum 

266 dwellings per year.  

 

7.5 The proposal would result in the loss of existing businesses on the site where 8-

10 people are currently employed. Nevertheless, the site is not within a policy 

protected employment area and therefore the retention of the commercial use 

cannot be justified. Moreover, it is considered that the loss of economic benefit 

by virtue of the loss in employment is off-set by the social benefit of additional 

homes in the Borough, and short-term economic benefit during construction of 

the development. 

 



7.6 Taking all of the above into account, the proposal would make a valuable 

contribution to the Borough’s existing housing stock and complies with the 

Council’s settlement strategy. As such, given that the development would be 

located in a sustainable location the principle of development is acceptable in 

accordance with the Framework (2019), Policies SP1, SP2, CS1 and CS2 of the 

Core Strategy (2013). 

 

Character and Appearance 

 

7.7 Paragraph 127 of the Framework (2019) states that, decisions should ensure 

that developments are visually attractive as a result of good architecture, are 

sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging 

appropriate innovation or change (such as increased densities).  

 

7.8 In addition, paragraph 130 of the Framework states that 'permission should be 

refused for developments of poor design that fail to take opportunity available for 

improving the character and quality of an area and the way it functions.' 

 

7.9 In line with the National Framework, Core Strategy Policies SP1 and CS22 

(2013) requires all development to be of high quality design, which ensures the 

creation of attractive and usable places.  

 

7.10 Policy SADM3 of the Site Allocations and Development Management Policies 

(2016) states that development must be of scale and design which respects its 

immediate surroundings and local pattern. Policy SADM30 also states that 

development will be permitted provided it recognises and complements the 

particular local character of the area and results in a high quality design. In order 

for a development to be of high quality design is must respect, enhance and 

improve the visual amenity of the area by virtue of its scale, mass, bulk, height 

and urban form. 

 

7.11The immediate area is characterised by a mixture of residential and light 

industrial development.  Due to the mix of uses within Glenhaven Avenue there 

is no uniform character in terms of property build line, form, size or architectural 

appearance to the northern part of the street scene, in which the application site 

sits. The southern side of Glenhaven Avenue has a more uniformed appearance, 

characterised by two rows of terrace dwellinghouses which boarder the Avenue 

entrance. 

 

7.12 The proposed development seeks to demolish the existing commercial 

buildings and ancillary equipment in order to construct a detached, contemporary 

style, five storey apartment block. The development would step down in height 

towards neighbouring three storey apartment block, Haven Court.   



 

7.13 The build line of the apartment block would reflect that of Haven Court, although 

the spatial pattern of built form within the street scene is relatively varied. The 

proximity of built form to Haven Court would retain the positioning of existing 

buildings however, a larger separation distance would be read due to the single 

storey element of the proposal adjacent to this property. This flat roof element 

comprises a wild meadow, which has been secured further by condition.  

 

7.14 The maximum height of the proposed building would be five storeys at the 

northern end, adjacent to the industrial yard and opposite to the Halford store. At 

the southern end, the building height would drop to four storeys and eventually 

down to single storey adjacent to Haven Court. The distance between the four-

storey element and Haven Court would be fourteen metres. 

 

7.15 The development would have a contemporary appearance with six pitched-

roofs and metal-clad sitting on top of a two-storey brick base. This mix in 

material is aimed to merge the residential and industrial uses within the 

immediate street scene which comprise both brick and metal materiality. Due to 

the varied appearance of development within the immediate built environment, 

the design approach and scale of the proposed building is not considered to 

appear overtly bulky or out of character.  

 

7.16 Due to the scale of the proposed development (maximum 20 metre height) it is 

considered that the development would be visible within the surrounding site 

context of: Borehamwood Shopping Park, Theobald Street and Allum Lane 

approach into Borehamwood town centre. 

 

7.17 The design of the proposal was derived through consultation with Hertsmere’s 

Urban Design consultants whom were engaged early in the application process. 

The Urban Design consultant provided a formal consultation response to the 

proposed development which is paraphrased below: 

 

7.18 The site has great potential for regeneration and the development will act as a 

catalyst for this. The proposal would result in a positive change to the town 

centre. The design and materiality of the development would create a strong 

architectural style which is sympathetic to its surroundings. The proposed height 

should also be taken as a positive in its contribution to Borehamwood’s overall 

skyline, with the steep pitched gables, offering a distinctive break from the 

generally flat and hipped roofs that make up much of the surrounding area, being 

visible over rooftops in medium range views. Therefore, have no objections to 

the scheme on design grounds and offer full support of this proposal. 

 

7.19 The proposed development is also considered acceptable in regards to impact 

on adjacent locally listed buildings. Cycle and refuse storage and the majority of 



parking provision would be provided within the under croft of the proposed 

development. Six parking spaces would be provided to the front of the 

development within the street scene, which although not preferable, is 

considered acceptable.  

 

7.20 In short, there is no uniformed design appearance to the existing street scene. 

The design of the proposal is considered to be of high quality which pulls on the 

materiality and history of the local area. The proposed visual appearance of the 

development is therefore considered in accordance with the Framework (2019), 

Policies SP1 and CS22 of the Core Strategy (2013), Policies SADM3 and 

SADM30 of the Site Allocations and Development Management Policies (2016) 

and Part D Design Guide SPG (2013). 

 

Residential Amenity 

 

7.21 The NPPF (2019) outlines the importance of planning in securing high 

standards of amenity for existing and future occupiers of land and buildings. 

Policy SADM30 of the Site Allocations and Development Management Policies 

(2016) requires that development has limited impact on the amenity of occupiers 

of the site, its neighbours, and its surroundings in terms of outlook, privacy, light, 

nuisance and pollution. Part D Hertsmere Draft Planning and Design Guide 

(2013) also requires new buildings to ensure a reasonable level of privacy for 

intended occupants and for the occupants of adjoining properties; and to avoid 

direct and intrusive overlooking between habitable parts of buildings which are in 

close proximity to each other. 

 

Impact on existing residents 

 

7.22 The closest residents to the proposed development would be the flats at Haven 

Court. The proposed development would breach the 45 degree line when drawn 

from the two rear facing flats’ (first and second floor) closest windows; to which 

the proposed development would be located only 3 metres away. Nevertheless, 

the element of breach would comprise the flat roofed wild meadow which would 

have a maximum height of 5 metres. Therefore, due to the scale of this element 

it is not considered that significant loss of outlook would result to these adjacent 

existing residents. Moreover, the existing building immediately adjacent to this 

boundary also extends beyond the rear elevation of Haven Court at a greater 

height of 7.5 metres. For this reason the proposed development is considered to 

improve this relationship. 

 

7.23 Furthermore, access onto this flat roof wild meadow would be restricted for 

maintenance purposes only; therefore, no over-looking or noise and disturbance 

would occur to these adjacent residents as a result of the proposal.  

 



7.24 The proposed development would be situated due north of all residential 

properties thus no loss of daylight or sunlight would result to adjacent occupiers.  

 

7.25 Haven Court has no flank elevation windows facing onto the application site 

therefore, no loss of privacy or direct overlooking between apartment blocks 

would result.  

 

7.26 Permission was granted in 2008 to demolition number 19 Glenhaven Avenue 

and construct 8 new flats (Ref: TP/08/0700). This permission was implemented 

and therefore although not built out, remains extant. If implemented, the 

development would sit opposite the application site. This development would be 

located approximately 12 metres away from the proposal, which is considered an 

acceptable separation distance. The proposal would also fall to four storeys in 

height opposite No 19. This height (16 metres) coupled with the separation 

distance is not considered to result in significant loss of outlook or daylight and 

sunlight to the granted development at number 19. 

 

Noise and disturbance 

 

7.27 Given the proximity of light industrial businesses and town centre location a 

noise assessment was submitted alongside the planning application. This 

assessment demonstrates that daytime background noise levels within the 

immediate area would reach acceptable levels at all times (below 51 dB). An 

initial assessment was also carried out to determine required acoustic 

performances for the facades and provide guidance on the ventilation strategy. 

Mechanical ventilation was recommended, to reduce the need for open windows; 

this has been secured by way of condition. The Environmental Health noise and 

pollution team were consulted on the application and noise assessment and 

considered the noise levels within the proposed flats to be acceptable and 

improved further through the use of mechanical ventilation. No objection was 

raised regarding noise and disturbance generated by local businesses and the 

harmful effect on future residents.  

 

Future resident’s living standard 

 

7.28 Sufficient daylight and sunlight levels would be received to proposed units, with 

dual aspect flats proposed where possible (48%). All flats would have an eastern 

or western orientation, which is considered acceptable.  

 

7.30 The unit sizes would meet the internal space standards outlined with Part D 

Design Guide SPG (2013), which requires 70sq.m floor area for two bed, four 

person units, a 50sq.m floor area for one bed, two person units and 86 sq.m for 

three bedroom, five person units. Bedroom sizes would also meet minimum 

standard. 



 

7.31 Each flat would be provided with a private balcony. Although this would fall 

short of the external amenity standard outlined for flats with Part D Design Guide 

DPG (2013) it is considered that this shortfall can be off-set through the 

application site’s close proximity to public external amenity provision. The 

development would be a 6 minute walk for Martins Walk playground, a 10 minute 

walk to Red Road Park, a 10 minute walk to Craig’s Allotment and a 20 minute 

walk to Maxwell Park.  

 

7.32 On balance, the proposed development is not considered to result in a 

significant loss of outlook or daylight and sunlight to surrounding residential 

properties and is considered to secure a sufficient standard of amenity provision 

for future residents. The proposal is therefore considered in accordance with the 

Framework (2019), Policy SADM30 of the Site Allocations and Development 

Management Policies (2016) and Part D Hertsmere Draft Planning and Design 

Guide (2013). 

 

Parking Provision and Highway Safety 

 

7.33 The Framework (2019) states that development should only be prevented or 

refused on highways grounds if there would be an unacceptable impact on 

highway safety, or the residual cumulative impacts on the road network would be 

severe. Policy CS25 of the Core Strategy (2013) outlines that new developments 

will be assessed on highway and pedestrian safety and accessibility 

considerations. SADM40 of the Site Allocations and Development Management 

Policies (2016) also states that development will only be permitted provided it will 

not harm the safety of any users of the highway network, cause or add 

significantly to road congestion or unduly harm the flow of vehicles.  

 

Parking 

 

7.34 In accordance with the Parking Standards SPD 2014 1.5 parking spaces are 

required for a 1 bed unit and 2 parking spaces are required for 2 and 3 bed units. 

The proposed development seeks permission for 27 units comprising, 9x 1 bed 

flats, 13x 2 bedroom flats and 2x three bedroom flats. This would require a total 

of 44 parking spaces in accordance with parking standard. 

 

7.35 Where communal parking is proposed for over 20 units, 6% of the total number 

of spaces should be provided for exclusive disabled use, plus 1 space of 

sufficient dimensions to be used by disabled persons for every 10 units. This 

would require a further four disabled parking spaces above the 44 spaces 

required.  

 



7.36 The application site falls within accessibility zone 3 where 50-100% of parking 

provision is required. Applications for new residential development within 

accessibility zones should seek to promote the use of walking, cycling and public 

transport and therefore the Council would consider the provision of car parking 

below the required levels. 50% of the parking standard required for the 

development would equate to 24 parking spaces to be provided. The proposed 

development would provide provision for 25 cars, including three disabled 

spaces, meeting this parking standard. For this reason a parking management 

plan as suggested by Hertfordshire County Council Highways is not considered 

to be required. 

 

7.37 20% of the parking spaces would be provided with electric car charging points, 

with a potential to increase the provision to 40% in the future. This has been 

secured by way of condition. 

 

Cycle parking 

 

7.38 One long term cycle space per unit plus one short term space per 5 units where 

communal parking is be provided is required in accordance with SPG Parking 

Standard. This would result in the requirement of 33 cycle spaces. 36 cycle 

spaces are proposed within the cycle store, exceeding this standard and helping 

to justify the application of the accessibility zone parking requirement flexibility.  

 

Highway Safety 

 

7.39 A transport statement was submitted alongside the planning application. This 

highlights the site’s accessible location. The nearest bus routes to the application 

site are Nos. 107 (operating along Shenley Road and Allum Lane between 

Edgware and Chingford), and 292 (operating along Shenley Road between 

Borehamwood and Edgware). The application site is also less than 250m from 

the National Rail mainline station, Elstree and Borehamwood. 

 

7. 40 The Transport Statement also demonstrates a decrease in trip numbers for the 

proposed residential use (48 daily movements) from the existing commercial 

(109 daily movements). The proposal is anticipated to result in a reduction in 

vehicle movements across peak periods and the day. Therefore, the 

development would not result in impact to the operation of the adjacent Highway 

networks, including the Glenhaven Avenue junction with Shenley Road. 

Furthermore, the change of use from commercial to residential would result in a 

change in vehicle type, with the removal of larger delivery vehicles associated 

with the existing land uses. 

 



7.41 The proposal also seeks to upgrade the unmettaled access road that serves the 

existing commercial units as part of Glenhaven Avenue. This part of Glenhaven 

Avenue does not comprise public highway. 

 

7.42 Hertfordshire County Council Highways department were consulted on this 

submitted information and raised no objection to the proposed development, 

agreeing with the TRICs database calculations and site access arrangement. A 

construction management has been secured by way of condition, in line with 

Highway comments to ensure minimal disruption to the local road network during 

build. However, a financial contribution towards public transport improvements 

has not been sought due to this being covered by the CIL charge, as outlined 

within the Council’s 123 regulation list. 

 

7.43 Given the push for more sustainable forms of transport to ensure a more carbon 

efficient development and flexible parking arrangements due to the site’s 

sustainable location, it is considered that the parking level proposed within the 

site is considered acceptable. The development is also not considered to 

generate an increase in traffic above existing level so as to result in severe 

impact to the operation and safety of the adjacent highway network. The 

proposal is considered in compliance with the above policies.  

 

Dwelling Mix 

 

7.44 Policy CS7 of the Core Strategy (2013) outlined that in order to help meet local 

housing needs, proposals for new housing should provide an appropriate mix 

and size of new homes in terms of housing size and type within each tenure.  

 

7.45 The South West Hertfordshire Strategic Housing Market Land Assessment 

(2016) (SHMLA) outlined that smaller (1 and 2 bed) units for affordable housing 

are most desirable within Hertsmere, with market demand highest for 3 bedroom 

units.  

 

7.46 The proposed development seeks an appropriate mix of 1, 2 and 3 bed units, 

with the majority of units being of 1 and 2 bed. The tenure split of the affordable 

units will be finalised within the S.106 agreement. The Council Housing 

department were consulted on the planning application and raised no objection 

to the tenure split and mix proposed. 

 

Planning Obligations and Legal Agreement 

 

7.47 Policy CS21 of the Core Strategy (2013) requires all developments to make 

appropriate contributions towards infrastructure which is required to support the 

proposal. These contributions will normally extend only to the payment of CIL 

where applicable. The Council’s Community Infrastructure Levy (CIL) was 



adopted in September 2014 and came into force on the 1st December 2014. The 

application would be CIL Liable. 

 

7.48 In accordance with Policy CS21 of the Core Strategy (2013) planning 

obligations under s.106 of the Town and Country Planning Act 1990 (as 

amended by the Planning and Compensation Act 1991) will be required to 

deliver the affordable housing, adoption and maintenance of on-site open spaces 

and financial contributions towards the physical and social infrastructure 

requirements generated by the development. 

 

7.49 As highway improvements are covered under the Council’s 123 Regulation List 

this has not been sought by way of a S.106 contribution. 

 

Affordable Housing Contribution 

 

7.50 As the application seeks permission for over 10 dwellings, an affordable 

housing contribution is required. In accordance with Policy CS4 of the Core 

Strategy (2013) this affordable housing contribution should be secured for a 

minimum of 35% of the units proposed (total 10 units) and comprise a mix of 

social affordable rents (75%) and intermediate (25%) housing. 

 

7.51 A viability assessment was submitted alongside the planning application which 

originally demonstrated that the proposed development would be unviable to 

make a full affordable housing contribution. Through negotiations with the 

developer and appraisal of this viability assessment from an independent 

consultant acting on behalf of the Council this figure was amended to secure a 

contribution of 19% of units, all at affordable rent (totalling 5 units). 

 

7.52 A S106 agreement to secure the affordable units has been agreed and is 

currently being processed. The application is recommended for approval subject 

to the completion of this S.106 agreement. 

 

7.53 The proposal is thereby considered policy compliant in regards to affordable 

housing and S.106 contributions. 

 

Trees and Landscaping 

 

7.54 Policies SP1 and CS12 of the Core Strategy (2013) states that all development 

proposals must conserve and enhance the natural environment of the Borough 

including protected trees. 

 

7.55 The application site has one tree of limited amenity value which would be 

removed as a result of the proposed development. The tree officer was 

consulted on this felling and raised no objection.  



 

7.56 The absence of substantial garden areas on the proposed plans gives little 

scope for any replanting or landscape improvements to be incorporated into the 

proposed development. Nevertheless, a scheme of limited landscape value is 

considered appropriate for a town centre location, where site density should be 

optimised. A condition requesting boundary treatment and landscaping 

maintenance of the wild meadow has been attached to the Grant 

recommendation. This condition will ensure a high quality finish to the scheme, 

and that some softening of design is secured. 

 

Flood Risk and Drainage 

 

7.57 SADM13 of the Site Allocations and Development Management Policies (2016) 

required new development to be directed to Flood Zone 1. The application site 

falls within Flood Zone 1, where there is the lowest probability of flooding; less 

than 1 in 1,000 annual probability of river flooding (<0.1%). As the application 

site comprises a major development a Flood Risk Assessment was submitted 

with the application. 

 

7.58 The Flood Risk Assessment highlights the site’s low risk of flooding, with the 

closest main river to the site being a tributary downstream of the Borehamwood 

Brook, approximately 0.15km east of the development. 

 

7.59 Although the risk of flooding is low, surface levels within the car park have been 

designed to route any surface water away from building entrances. This would 

increase the buildings resilience to flooding from overland flow. The below 

ground drainage network would be designed for the 100 year event with a 40% 

climate change allowance. 

 

7.60 A water storage tank would be located below the car park of the development 

and drain water off site into a surface water sewer which is owned and 

maintained by Thames Water. A maintenance plan of this drainage arrangement 

has also been outlined. 

 

7.61 The Lead Local Flood Authority were consulted on the flood risk and drainage 

document and raised no objection, subject to two recommended conditions (one 

of which is covered in approved plans condition 2). Thames Water were also 

consulted on the submitted site drainage information and have requested a 

condition be attached to the grant recommendation.  

 

7.62 The proposal is considered to provide for a sufficient drainage arrangement 

which would not increase the risk of flooding on the site, or elsewhere, in 

accordance with the above policies.  

 



Sustainability  

 

7.63 In accordance with paragraphs 148 and 150 of the Framework and Policy CS17 

of the Core Strategy (2013), development proposal should achieve CO2 

emission reductions.  

 

7.64 The Borough Council have recently declared a climate emergency and 

therefore all new developments, especially major developments, are encouraged 

to incorporate energy from decentralised and renewable or low carbon sources. 

An Energy Strategy has been submitted with the planning application to 

demonstrate how the proposal would achieve this.  

 

7.65 The proposed development would be built in accordance with Building 

Regulation Part L1A 2013 (2016 Amendment), which replaced the Code for 

Sustainable Homes from April 2015. The proposed building would also be 

efficiently heated by individual gasfired combination boilers and underfloor 

heating. Each of the proposed dwellings would be equipped with Mechanical 

Ventilation and Heat Recovery (MVHR) to ensure further energy efficiency.  

 

7.66 Up to 40% of the parking spaces proposed would be equipped for electric 

charging vehicles. The roof meadow provided would also secure biodiversity 

benefits for the proposed development as well as a further increase in energy 

efficiency.  

 

7.67 A SMART waste management plan has been recommended by condition to 

ensure sustainable construction and minimisation of site waste. 

 

7.68 Overall, the proposed development is considered to incorporate energy saving 

measures and make a good contribution towards promoting sustainable energy 

and infrastructure.   

 

Other Matters 

 

Ecology  

 

7.69 Paragraph 175 of the Framework summaries that if significant harm to 

biodiversity resulting from a development cannot be avoided then planning 

permission should be refused. Where possible developments should conserve or 

enhance biodiversity. Policy CS12 of the Core Strategy (2013) states that 

development proposal must conserve habitats and should provide opportunities 

for habitat creation and enhancement throughout the life of a development. 

Policy SADM10 of the Site Allocations and Development Management Policies 

(2016) outlines development that would adversely affect any protected species 

will not normally be permitted.    



 

7.70 Hertfordshire Ecology were consulted on the planning application and 

confirmed no records of protected species being present on the site. However, 

two informatives regarding bat protection and nesting birds have been added as 

a precautionary measure. A roof meadow would also be provided above the 

single storey flat roof element on the proposed development, this would allow for 

an increase in biodiversity benefits to be generated by the proposal. 

 

Refuse 

 

7.71 In accordance with the waste storage guidance for residential developments, 

the proposed development is expected to provide concealed areas within the 

application site for storage and collection of materials for recycling and general 

refuse.  

 

7.72 Apartment blocks with shared communal waste and recycling facilities for 20 

flats should provide 4800L wheelie bin provision, 4800Lwheelie bin for food and 

garden waste, 1600L for Green waste, 760L box for paper recycling and 1100L 

for future waste storage provision. 

 

7.73 Two internal refuse stores would be provided within the under croft of the 

proposed development. These would provide for refuse storage capacity to meet 

the above requirement.  

 

7.74 Hertsmere waste management services were consulted on the planning 

application and following negotiations raised no objection regarding waste 

storage or collection arrangements; these are therefore deemed to be 

acceptable.  

 

Contamination  

 

7.75 Paragraph 178 of the Framework requires planning decisions to consider site 

suitability for proposed use taking account of ground conditions and any risks 

arising from land instability and contamination. Paragraph 179 of this framework 

states that where a site is affected by contamination or land stability issues, 

responsibility for securing a safe development rests with the developer and/or 

landowner. Policy CS16 of the Core Strategy (2013) also addresses land 

contaminative matters, outlining that developments must incorporate measures 

which ensure that land affected by instability and contamination is remediated. 

Policy SADM20 of the Site Allocations and Development Management Policies 

(2016) also articulates that development should not result in any adverse impact 

to public health or wellbeing, or significantly add to contamination. 

 



7.76 A Contamination Desk Study Report was submitted with the planning 

application. This study outlined a moderate risk of there being a contaminant 

linkage at this site that would result in a requirement for remediation work. A 

ground investigation is therefore required to be undertaken; this has been 

requested by way of condition. An asbestos survey is also required by condition.  

 

Community Infrastructure Levy 

 

7.77 The Community Infrastructure Levy (CIL) is a charge to support the delivery of 

funds to infrastructure in Hertsmere. The Planning Authority became a CIL 

charging authority as of 1st December 2014. The proposal would be chargeable 

under the Community Infrastructure Levy Regulations 2010 (as amended). 

 

Equalities Act 

 

7.78 The Equality Act 2010 came into force in April 2011.  Section 149 of the Act 

introduced the public sector equality duty, which requires public authorities to 

have 'due regard' to the need to eliminate discrimination on the grounds of the 

relevant protected characteristics, namely: age, disability, gender reassignment, 

pregnancy and maternity, race, religion and belief, sex and sexual orientation, 

and to advance equality of opportunity.  

 

7.79 The proposed development would be accessible to those with mobility and 

sensory impairments. The proposed development would be designed to conform 

to the requirements of the 2016 Part M of the Building Regulations. This requires 

10% of homes (3 units) to be designed for disability. The internal areas on first 

floor would also be wheelchair accessible. Therefore, in relation to this specific 

application due regard has been made to the protected characteristics and it is 

considered that there would be no adverse impact caused following this 

development. 

 

Planning Balance 

 

7.80 Both the Government and local policy seek to boost the supply of housing. The 

proposal would add 27 dwellings to the Council’s housing stock in an accessible 

location. The executed S.106 agreement would also secure 5 affordable units, 

which although less than the policy required figure, would result in a social 

benefit. The scheme would also result in temporary economic benefits during 

construction, but a long term loss of 10 long-term jobs which negates this 

economic benefit. The proposal is also considered to enhance the immediate 

visual environment and provide for a small ecology uplift through provision of the 

wild meadow. The proposal development is also considered to accord with the 

development plan in all other respects. Consequently, the proposed 



development would adhere to the development plan and there are no other 

considerations which outweigh this finding. 

 

8.0  CONCLUSION 

 

8.1 The proposed demolition of existing buildings and construction of an apartment 

block comprising 27 units is considered acceptable in principle. The proposal 

would cause no harm to the character and appearance of the locality, nor would 

it cause harm to residential amenity, parking provision or other relevant matters. 

Consequently, the proposal is compliant with the NPPF 2019, Policies SP1, SP2, 

CS1, CS2, CS4, CS7, CS12, CS14, CS16, CS17, CS21, CS22 , CS24, CS25 

and CS26 of the Core Strategy (2013), Policies SADM1, SADM3, SADM10, 

SADM11, SADM12, SADM13, SADM14, SADM15, SADM19, SADM20, 

SADM29, SADM30 SADM38, SADM39, SADM40 and SADM42 of the Site 

Allocations and Development Management Policies Plan (2016), Hertsmere's 

Planning and Design Guide Part D (2013), Biodiversity, Trees and Landscape 

SPD, Affordable Housing SPG 2015 and the Parking Standards SPD (2014). 

 

 

9.0  RECOMMENDATION 

 

9.1 That planning permission be DELEGATED TO THE HEAD OF PLANNING 

OR DEVELOPMENT TEAM MANAGER WITH A VIEW TO GRANT subject 

to a S.106 agreement by 6th April, or a later date to be agreed in writing, 

for the following Heads of Terms: 

 

- 19% affordable rented units (5 units) 

 

9.2  Should the agreement or unilateral undertaking under Section 106 not be 
completed and signed within this timescale it is recommended that the Head 
of Planning and Economic Development be given delegated powers to refuse 
the planning application, for the reason set out below: 

 
9.3  The application fails to provide an affordable housing contribution as required 

by paragraph 64 of the NPPF (2019) and Policy CS4 of the Core Strategy 
(2013). 

 

 

CONDITIONS/REASONS 

   
 1.  

 
Time Limit 
 
The Development hereby permitted shall be begun before the expiration 
of 3 years from the date of this permission. 
 



Reason:  To comply with the requirements of Section 91 (1) of the Town 
and Country Planning Act 1990, as amended by Section 51 (1) of the 
Planning and Compulsory Purchase Act 2004. 

 
 2.  

 
Approved Plans 
 
The development hereby permitted shall be carried out in accordance with 
the following approved plans/documents: 
 
Desk Study Report Ref: J18067 May 2018 
Structural and Civil Report for Planning October 2018 
Planning Statement  
SuDS Strategy Report Version 4 October 2018 
Transport Statement R01 Ref: 17276-01 November 2018 
Proposed Site Plan Ref: 006_PL_011 Rev B dated August 2018 
Proposed Building Elevations Ref: 006_PL_300 Rev E dated August 2018 
Proposed First Floor Plan Ref: 006_PL_101 Rev C dated August 2018 
Proposed Sections Ref: 006_PL_200 Rev C dated August 2018 
Proposed Boundary Details Ref: 006_PL_900 dated August 2018 
Demolition Plan Ref: 006_PL_010 Rev A dated August 2018 
Proposed Roof Plan Ref: 006_PL_105 dated August 2018 
Proposed Elevation Details sheet 1 Front Facade Ref: 006_PL_350 dated 
August 2018 
Proposed Elevation Details sheet 2 Rear Facade Ref: 006_PL_351 dated 
August 2018 
Proposed Fourth Floor Plan Ref: 006_PL_104 dated August 2018 
Proposed Ground Floor Plan Ref: 006_PL_100 Rev B dated August 2018 
Proposed Second Floor Plan Ref: 006_PL_102 dated August 2018 
Proposed Third Floor Plan Ref: 006_PL_103 dated August 2018 
Proposed Site Plan Ref: 006_PL_011 Rev B dated August 2018 
Existing Elevations Ref: 006_PL_003 dated August 2018 
Existing Site Plan Ref: 006_PL_002 dated August 2018 
Site Location Plan Ref:006_PL_001 dated February 2018 
Proposed Site Plan Ref: 006_PL_011 Rev B dated August 2018 
Wheelchair Flat Layout Ref: 006_PL_150 dated August 2018 
Residential Planning Noise Report 21st February 2019 Ref: 19034-R01-A 
Energy Strategy Review Ref: EJ1143/F7 
Design & Access Statement November 2018 
 
Reason:  For the avoidance of doubt and in the interests of proper 
planning. 

 
 3.  

 
Submission of Material Details 
 
PRIOR TO COMMENCEMENT OF EXTERNAL FACADE WORKS details 
of materials to be used in the construction of the external surfaces of the 
development hereby permitted have been submitted to and approved in 
writing by the Local Planning Authority. 
 
This detail shall include: 



External Walls; 
Windows and Doors; 
Roofing; and 
Canopy/soffit/coping/balustrade types 
 
The development shall be carried out in accordance with these approved 
details. 
 
Reason:  To ensure satisfactory appearance to the development and to 
safeguard the visual character of the area in accordance with paragraphs 
124 and 127 of the NPPF (2019), Policy CS22 of the Core Strategy 
(2013) and Policy SADM30 of the Site Allocations and Development 
Management Policies (2016). 

 
 4.  

 
Submission of Landscaping Details 
 
NO HARD AND SOFT LANDSCAPING SHALL TAKE PLACE on the 
relevant part of the site until details of both hard and soft landscape works 
have been submitted to and approved in writing by the Local Planning 
Authority. These details shall include: 
 
A.) hard surfacing materials (including upgrade of the unmettaled access 
road, external parking spaces, balconies and terraces and entrance into 
development); 
B.) plan indicating the positions, design, materials and type of boundary 
treatment to be erected; 
C.)soft landscape works for the wild meadow which shall include planting 
plans; written specifications (including cultivation and other operations 
associated with plant and grass establishment); schedules of plants, 
noting species, plant sizes and proposed numbers/densities where 
appropriate; and 
D.) details of any proposed earthworks including grading, mounding and 
other changes in ground levels. 
 
The approved landscape works shall be carried out PRIOR TO FIRST 
OCCUPATION of the development hereby permitted and thereafter be 
permanently maintained. 
 
Reason: To ensure a satisfactory appearance to the development and to 
safeguard the visual character of the immediate area; in accordance with 
the paragraphs 124 and 127 of the NPPF (2019) and Policy CS22 of the 
Core Strategy (2013) and Policy SADM30 of the Site Allocations and 
Development Management Policies (2016). 

 
 5.  
 
 
 
 
 

 
Submission of SMART Waste Management Plan 
 
NO DEVELOPMENT, EXCLUDING DEMOLITION, OF THE 
DEVELOPMENT hereby permitted shall take place until a Smart Waste 
Management Plan has been submitted to and approved in writing by the 
Local Planning Authority. This Smart Waste Management Plan should 
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provide details for both the site preparation and construction phases. 
Good practice templates for producing SWMPs can be found at: 
http://www.smartwaste.co.uk/ or 
http://www.wrap.org.uk/construction/tools_and_guidance/site_waste_man
agement_planning/index.html  
 
Construction works should be carried out in accordance with the approved 
details. 
 
Reason: To Ensure the build is sustainable and waste is minimised; in 
accordance with paragraph 8 of the NPPF (2019) and Policy CS17 of the 
Core Strategy (2013).  
   
Piling Method Statement 
 
NO PILING SHALL TAKE PLACE until a piling method statement 
(detailing the depth and type of piling to be undertaken and the 
methodology by which such piling will be carried out, including measures 
to prevent and minimise the potential for damage to subsurface sewerage 
infrastructure, and the programme for the works) has been submitted to 
and approved in writing by the Local Planning Authority. Any piling must 
be undertaken in accordance with the terms of the approved piling 
method statement. 
 
Reason: To prevent flooding and contamination as the proposed works 
will be in close proximity to underground sewerage utility infrastructure; in 
accordance with paragraphs 163 and 165 of the NPPF (2019), Policy  
CS16 of the Core Strategy (2013) and Policies SADM13, SADM14 and 
SADM15 of the Site Allocations and Development Management Policies 
(2016). 

 
 7.  

 
Submission of Surface Water Drainage 
 
NO DEVELOPMENT SHALL TAKE PLACE UNTIL a detailed surface 
water drainage scheme for the site based on the approved drainage 
strategy and sustainable drainage principles, has been submitted to and 
approved in writing by the local planning authority. The drainage strategy 
should demonstrate the surface water run-off generated during and up to 
the 1 in 100 year + climate change critical storm will not exceed the run-
off from the undeveloped site following the corresponding rainfall event. 
The scheme shall subsequently be implemented in accordance with the 
approved details PRIOR TO FRIST OCCUPATION. 
 
1. Explore the opportunities to include above ground features such as 
permeable paving for the access road and parking areas to reduce the 
requirement for any underground storage and demonstrate an appropriate 
SuDS management and treatment train. 
2. Provide all required agreements from third party landowners to support 
the implementation of the proposed drainage strategy 
3. Detailed engineered drawings of the proposed SuDS features including 



cross section drawings, their size, volume, depth and any inlet and outlet 
features including any connecting pipe runs. 
4. Final detailed management plan to include arrangements for adoption 
and any other arrangements to secure the operation of the scheme 
throughout its lifetime. 
 
Reason: In order to prevent the increased risk of flooding both on and off 
site; in accordance with paragraphs 163 and 165 of the NPPF (2019), 
Policy  CS16 of the Core Strategy (2013) and Policies SADM13, SADM14 
and SADM15 of the Site Allocations and Development Management 
Policies (2016).  

 
 8.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
9. 
 
 
 
 

 
Submission of Construction Management 
 
NO DEVELOPMENT SHALL TAKE PLACE BEFORE a Construction 
Management Plan has been submitted to and approved in writing by the 
Local Planning Authority.  The plan should consider all phases (including 
demolition) of the development and shall include details of: 
 
o construction vehicle numbers, type and routing; 
o traffic management requirements; 
o construction and storage compounds (including areas designated 
for car parking); 
o siting and details of wheel washing facilities; 
o cleaning of site entrances, site tracks and the adjacent public 
highway; 
o timing of construction activities (to avoid school pick up/drop off 
times); 
o provision of sufficient on-site parking prior to commencement of 
construction activities; 
o post construction restoration/reinstatement of the working areas 
and temporary access to the public highway; 
o construction or demolition hours of operation; and 
o dust and noise control measures. 
 
The construction of the development shall only be carried out in 
accordance with the approved Construction Management Plan.  
 
Reason:  To ensure the safe and efficient operation of the adjacent 
highway network; in accordance with paragraphs 108c and 109 the NPPF 
(2019), Policies SP1 and CS22 of the Core Strategy (2013) and Policy 
SADM40 of the Site Allocations and Development Management Policies 
Plan (2016). 
 
  
Submission of Asbestos Survey 
 
NO DEVELOPMENT SHALL TAKE PLACE until an asbestos survey as 
outlined in the approved Desk Study Report Ref: J18067 May 2018 has 
been undertaken and submitted to and approved in writing by the Local 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
10. 

Planning Authority. 
 
The development shall be carried out in accordance with the measures 
outlined within the approved asbestos survey. 
 
Reason:  To ensure that risks from asbestos to the existing and future 
users of the land and neighbouring land are minimised and to ensure that 
the development can be carried out safely without unacceptable risks to 
workers, neighbours and other off-site receptors in accordance with 
paragraphs 178 and 180 of the National Planning Policy Framework 
(2019), Policy CS16 of the Core Strategy (2013) and Policies SADM20 
and SADM21 of the Site Allocations and Development Management 
Policies Plan (2016). 
 
Contamination (Part B) 
 
As potential contamination has been identified in the submitted Desk 
Study Report Ref: J18067 May 2018, further investigation shall be carried 
out and a Phase II report shall be submitted to and approved in writing by 
the Local Planning Authority PRIOR TO THE COMMENCEMENT OF THE 
DEVELOPMENT.  
 
A Phase II Report consists of an intrusive site investigation and risk 
assessment. The report should make recommendations for further 
investigation and assessment where required. 
 
If the Phase II report establishes that remediation or protection measures 
are necessary, a Remediation Statement shall be submitted to and 
approved in writing by the Local Planning Authority PRIOR TO 
COMMENCEMENT OF DEVELOPMENT. 
 
A Remediation Statement details actions to be carried out and timescales 
so that contamination no longer presents a risk to site users, property, the 
environment or ecological systems. 
 
Reason:  To ensure that risks from land contamination to the future users 
of the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to 
workers, neighbours and other off-site receptors in accordance with 
paragraphs 178 and 180 of the National Planning Policy Framework 
(2019), Policy CS16 of the Core Strategy (2013) and Policies SADM20 
and SADM21 of the Site Allocations and Development Management 
Policies Plan (2016). 

 
 11.  

 
Contamination (Part C) 
 
All remediation or protection measures identified in the Remediation 
Statement referred to in Condition 7 shall be fully implemented within the 
timescales and by the deadlines as set out in the Remediation Statement 



and a Site Completion Report shall be submitted to and approved in 
writing by the Local Planning Authority PRIOR TO FIRST OCCUPATION 
of any part of the development hereby permitted. 
 
For the purposes of this condition: a Site Completion Report shall record 
all the investigation and remedial or protection actions carried out. It shall 
detail all conclusions and actions taken at each stage of the works 
including validation work.  It shall contain quality assurance and validation 
results providing evidence that the site has been remediated to a standard 
suitable for the approved use. 
 
Reason:  To ensure that risks from land contamination to the future users 
of the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to 
workers, neighbours and other off-site receptors in accordance with 
paragraphs 178 and 180 of the National Planning Policy Framework 
(2019), Policy CS16 of the Core Strategy (2013) and Policies SADM20 
and SADM21 of the Site Allocations and Development Management 
Policies Plan (2016). 

  
 
12.  

 
Landscaping Maintenance Plan Submission 
 
PRIOR TO FIRST OCCUPATION of the development hereby permitted a 
long term Landscaping Work and Biodiverse Wild Meadow Roof 
Maintenance Plan shall be submitted to and approved in writing by the 
Local Planning Authority. This shall detail the long-term maintenance and 
specification of the Landscaping Works and Biodiverse Green Roof 
hereby permitted on the development. Details shall include cleaning and 
general maintenance works/checks which shall commence throughout the 
lifetime of scheme. 
 
Maintenance and up-keep of the green roof shall be carried out in 
accordance with the approved details for the life-time of the development. 
 
Reason: To ensure a satisfactory appearance to the development and to 
provide for biodiversity uplift; in accordance with the paragraphs 124, 127, 
170 and 175 of the NPPF (2019) and Policies CS12 and CS22 of the 
Core Strategy (2013) and Policies SADM10 and SADM30 of the Site 
Allocations and Development Management Policies (2016 

  
13.  Mechanical Ventilation 

 
PRIOR TO FIRST OCCUPATION of the development hereby permitted a 
scheme of alternative ventilation measures for the protection of future 
residential occupiers from noise shall be submitted to and approved in 
writing by the Local Planning Authority. 
 
This scheme shall be compiled by appropriately experienced and 



competent persons. 
 
PRIOR TO FIRST OCCUPATION of the development the scheme of 
alternative ventilation measures shall be implemented in accordance with 
the approved details and retained thereafter. 
 
Reason: To safeguard the amenity of futures residents; in accordance 
with paragraphs 127(f), 170(e) and 180(a) of the NPPF (2019) and Policy 
SADM30 of the Site Allocations and Development Management Policies 
(2016). 

 
14.  

 
Submission Electric Vehicles 
 
PRIOR TO FIRST OCCUPATION OF THE DEVELOPMENT HEREBY 
PERMITTED details of the proposed electric vehicle charging points and 
associated maintenance arrangement for the development shall be 
submitted to and approved in writing by the Local Planning Authority and 
thereafter implemented PRIOR TO FIRST OCCUPATION in accordance 
with the agreed details. 
 
Reason:  To enable future occupiers to charge low emission vehicles in a 
safe and accessible way in accordance with paragraphs 108 and 110 (e) 
of the National Planning Policy Framework (2019) and Policies CS1 and 
CS17 of the Core Strategy (2013). 

  
15.  Wild Meadow Flat Roof 

 
The biodiverse flat roof hereby permitted on plan ref: Proposed First Floor 
Plan 006_PL_101 Rev C shall comprise a wild meadow. Details of this 
wild meadow shall be implemented in accordance with the approved 
details of condition 4 (Submission of Landscaping Details) and maintained 
thereafter in accordance with condition 11 (Landscape Maintenance Plan 
Condition). 
 
Reason: To ensure a satisfactory appearance to the development and to 
provide for biodiversity uplift; in accordance with the paragraphs 124, 127, 
170 and 175 of the NPPF (2019) and Policies CS12 and CS22 of the 
Core Strategy (2013) and Policies SADM10 and SADM30 of the Site 
Allocations and Development Management Policies (2016). 

 

 

GENERAL REASON(S) FOR GRANTING PERMISSION 

    

The proposed demolition of existing buildings and construction of an apartment block 

comprising 27 units is considered acceptable in principle. The proposal would cause 

no harm to the character and appearance of the locality, nor would it cause harm to 

residential amenity, parking provision or other relevant matters. Consequently, the 

proposal is compliant with the NPPF 2019, Policies SP1, SP2, CS1, CS2, CS4, CS7, 

CS12, CS14, CS16, CS17, CS21, CS22 , CS24, CS25 and CS26 of the Core 



Strategy (2013), Policies SADM1, SADM3, SADM10, SADM11, SADM12, SADM13, 

SADM14, SADM15, SADM19, SADM20, SADM29, SADM30 SADM38, SADM39, 

SADM40 and SADM42 of the Site Allocations and Development Management 

Policies Plan (2016), Hertsmere's Planning and Design Guide Part D (2013), 

Biodiversity, Trees and Landscape SPD, Affordable Housing SPG 2015 and the 

Parking Standards SPD (2014). 

   

10.0 BACKGROUND PAPERS 

 

1. The Planning application (18/2269/FUL) comprising application forms, plan 

drawings and any letters/documents from the applicant in support of the 

application. 

2. Replies from Statutory consultees and correspondence from third parties. 

3. Any other individual document specifically referred to in the agenda report. 

4. Published policies / guidance 

 

  

11.0  INFORMATIVES 

   
 1.  

 
Article 35 Statement: 
 
Planning permission has been granted for this proposal. The Council 
acted pro-actively through early engagement with the applicant at the pre-
application stage and during the application stage which lead to 
improvements to the scheme. The Council has therefore acted pro-
actively in line with the requirements of the Framework (paragraph 38) 
and in accordance with The Town and Country Planning (Development 
Management Procedure) (England) Order 2015. 

 
 2.  

 
Construction standards for works within the highway: 
 
The applicant is advised that in order to comply with this permission it will 
be necessary for the developer of the site to enter into an agreement with 
Hertfordshire County Council as Highway Authority under Section 278 of 
the Highways Act 1980 to ensure the satisfactory completion of the 
proposed access construction.  The construction of highway works must 
be undertaken to the satisfaction and specification of the Highway 
Authority, and by a contractor who is authorised to work in the public 
highway. Before works commence the applicant will need to apply to the 
Highway Authority to obtain their permission and requirements. Further 
information is available via the website 
http://www.hertfordshire.gov.uk/services/transtreets/highways/ or by 
telephoning 0300 1234047. 
 

 3.  Cautionary Bat: 
 
Bats and their roosts remain protected at all times under National and 



European law. In the event of bats or evidence of them being found, work 
must stop immediately and advice taken on how to proceed lawfully from 
an appropriately qualified and experienced Ecologist or Natural England. 

 
 4.  

 
Cautionary Bird Nesting: 
 
Demolition should be undertaken outside the nesting bird season (March 
to August inclusive) to protect breeding birds, their nests, eggs and young. 
If this is not practicable, a search of the area should be made no more 
than two days in advance of demolition by a competent Ecologist and if 
active nests are found, works should stop until the birds have left the nest. 

 
 5.  

 
Thames Water piling method statement 
 
Piling has the potential to impact on local underground sewerage utility 
infrastructure. Please read our guide 'working near our assets' to ensure 
your workings will be in line with the necessary processes you need to 
follow if you're considering working above or near our pipes or other 
structures.https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes. 
Should you require further information please contact Thames Water. 
Email: developer.services@thameswater.co.uk Phone: 0800 009 3921 
(Monday to Friday, 8am to 5pm) Write to: Thames Water Developer 
Services, Clearwater Court, Vastern Road, Reading, Berkshire RG1 8DB. 

 
 6.  

 
Groundwater Risk Management Permit 
 
A Groundwater Risk Management Permit from Thames Water will be 
required for discharging groundwater into a public sewer. Any discharge 
made without a permit is deemed illegal and may result in prosecution 
under the provisions of the Water Industry Act 1991. We would expect the 
developer to demonstrate what measures he will undertake to minimise 
groundwater discharges into the public sewer. Permit enquiries should be 
directed to Thames Water's Risk Management Team by telephoning 
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. 
Application forms should be completed on line via 
www.thameswater.co.uk/wastewaterquality. 

 
 7.  

 
EV Charging Point Specification Informative 
 
- Each charging point shall be installed by an appropriately certified 
electrician/electrical contractor in accordance with the following 
specification. 
The necessary certification of electrical installation should be submitted as 
evidence of appropriate installation to meet the requirements of Part P of 
the most current Building Regulations. 
- Cable and circuitry ratings should be of adequate size to ensure a 
minimum continuous current demand for the vehicle of 16A and a 
maximum demand of 32A (which is recommended for Eco developments). 
- A separate dedicated circuit protected by an RBCO should be provided 



from the main distribution board, to a suitably enclosed termination point 
within a garage or an accessible enclosed termination point for future 
connection to an external charge point. 
- The electrical circuit shall comply with the Electrical requirements of 
BS7671: 2008 as well as conform to the IET code of practice on Electric 
Vehicle Charging Equipment installation 2012 ISBN 978-1-84919-515-7 
(PDF). This includes requirements such as ensuring the Charging 
Equipment integral protective device shall be at least Type A RCD 
(required to comply with BS EN 61851 Mode 3 charging). 
- If installed in a garage all conductive surfaces should be protected by 
supplementary protective equipotential bonding. For vehicle connecting 
points installed such that the vehicle can only be charged within the 
building, e.g. in a garage with a (non-extended) tethered lead, the PME 
earth may be used. For external installations the risk assessment outlined 
in the IET code of practice must be adopted, and may require additional 
earth stake or mat for the EV charging circuit. This should be installed as 
part of the EV ready installation to avoid significant on cost later. 
- A list of authorised installers (for the Government's Electric Vehicle 
Homecharge Scheme) can be found at 
https://www.gov.uk/government/organisations/office-for-low-emission-
vehicles. 

 

 

Case Officer Details 

Rachel Marber - email address  rachel.marber@hertsmere.gov.uk 
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